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*Modifications to the report are noted in blue italicized lettering.
INTRODUCTION
Athens River Mill is a proposed redevelopment of River Mill Student Apartments into a 404-unit, 970-bed
purpose-built student housing community within walking distance (450 feet) of the University of Georgia. The
existing apartments and site were constructed in the early 1970s and are requiring extensive maintenance. The
redevelopment of this riverfront property will add campus-adjacent student housing while benefiting Athens
and the surrounding area by:







Repairing and re-establishing the 100-ft buffer along the North Oconee River
Removing occupied structures from the 100-year floodplain
Reducing the impervious surfaces by over 15% (41,000 SF)
Adding a critical second point of egress for fire and emergency vehicles
Extending the Greenway Trail Network to the North Oconee River
Contributing to the revitalization of Baldwin Street by adding commercial space and an improved
streetscape

The project will provide a mixture of 5 and 10-story building heights with unobstructed views of the North
Oconee River. This is achievable due to a sixty-foot change in grade across a single building. The site will include
approximately 8,937 square feet of ground floor commercial space along Baldwin Street and a 648-car
structured parking garage internal to the building. In order to further activate the Baldwin Street frontage,
additional commercial space is provided via a mezzanine with outdoor terraces overlooking the streetscape.
Additional surface parking will be provided along with electric vehicle charging, bicycle parking, and
scooter/moped parking.
To accomplish this development plan, the applicant is seeking to change the zoning of the 10.5-acre parcel
assemblage from C-G/RM-2 to C-D (PD) for the redevelopment of the properties into a mixed-use, but primarily
multi-family project. The proposed rezone is in keeping with the future land use map designations. The project
will follow best practices in redevelopment by providing purpose-built university-adjacent student housing.
Improvements include: increasing site access for vehicular ingress/egress, reducing impervious cover,
eliminating existing encroachments into the North Oconee River Riparian Buffer, increasing tree canopy cover,
increasing stormwater infiltration, pursuing improved pedestrian connectivity to campus, and providing public
access to greenspace along the North Oconee Riverbank.
It serves all of Athens to ensure that its land uses are productive. The land in and around Downtown Athens is a
base resource for the community and as such, investments in developing this land should be maximally
productive to ensure community prosperity. This project will provide a significant and needed reinvestment in
Athens at a location perfectly suited for student housing while providing numerous benefits to the public.
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SITE HISTORY AND CURRENT USE

FIGURE 1. Site Contextual Landmark Map
The subject property is zoned C-G and RM-2 and is located along the western bank of the North Oconee River
bordered by Baldwin Street to the north and the University of Georgia to the west. The 10.5-acre property
currently exists as a 6-building, multi-unit residential community (River Mill Apartments) with surface parking.
Also included is the vacant lot previously operated as Bulldog Square convenience store until its demolition in
2022.
The existing 459 bed River Mill community was originally built in 1973 and is nearing its useful life. River Mill is
ready for a well-planned redevelopment and is perfectly located for student housing given its walkability to
campus and downtown. A substantial amount of the existing development lies within the North Oconee River
buffer and floodplain. The site has only one point of vehicular ingress/egress and is comprised of nearly 65%
impervious cover.
The proposed C-D (PD) rezone will maximize the site development opportunity while implementing best
practices that will significantly reduce the encroachments to the riparian buffer, eliminate all flood plain
encroachments, and reduce impervious cover. Additionally, the PD is providing substantial community benefits
including public open space connectivity to the riverbank, reducing runoff by reducing impervious cover,
providing an additional point of vehicular ingress/egress, dedicated bicycle parking, electric vehicle charging,
and scooter/moped parking.

ZONING AND FUTURE DEVELOPMENT MAP
The subject property is currently zoned C-G and RM-2. The Commercial-General district is designed to stabilize,
improve, and protect the characteristics of those areas providing commercial commodities and services. This zoning
applies to the 0.47-acre lot fronting Baldwin Street. The RM district is intended for residential uses and appurtenant
community services. This district is designed in such a manner that it can be applied to a wide range of areas due to
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the range of residential densities possible. RM-2 encompasses the remaining 10 acres and limits density to 24 units
per acre and 35-foot building height. See FIGURE 2 for current zoning map.

FIGURE 2. Contextual Zoning Map

FIGURE 3. Future Land Use Map
The subject site is one of a few remaining parcels between core downtown and the river that is not zoned
Commercial-Downtown. The subject site’s future land use has been unchanged and remains RM, Mixed Density
Residential, which does not reflect the surrounding property zoning classifications, nor does it contemplate
downtown Athens’ continued expansion towards the North Oconee River. See FIGURE 3 for Future Land Use Map.
A portion of this parcel is situated within the far end of Airport Overlay Zone, AZ2 (Larger than Utility Runway Non
precision Approach Zone). The Airport Authority has reviewed and voted to approve the proposal with the following
recommendation: “The developer shall use the prescribed Sec. 9-13-3 (E)(1) &(3) non-glare roofing materials and
fully shielded amber lighting systems for the entire subject property, rather than merely the (major) portion that
falls underneath the overlay.” See FIGURE 4 for the Airport Overlay Map.
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FIGURE 4. Airport Overlay Map

PROPOSED USE
Athens River Mill will consist of 404 units (970 beds) in purpose-built student housing in a mix of one, two-, three-,
four-, and five-bedroom accommodations in an academically oriented community. The development will include
academic study rooms, fitness, social lounges, and outdoor amenities tailored to the student experience. Most of
the parking will be interior to the residential community building and hidden from surrounding areas in a 648vehicle structured parking garage. Additional surface parking for 87 will be provided within the secured area of the
property and 10 spaces are provided for public use and greenway access. Given the site location is not in the core
downtown district and has minimal street frontage, a limited amount of commercial space is planned along the
Baldwin Street frontage. The development will include 15,027 square feet of commercial space with a small
amount of parking.
The current and future land use is classified as C-G and RM-2, which limits the development density to 24 units per
acre and a 35-foot building height. A change to C-D (PD) is essential to allow for site development in a smaller
footprint as a result of existing site restrictions including the North Oconee River buffer, floodplain, 100-foot
overhead powerline easement, and general site topography. Although the gross area for the property is 10.5-acres
only 6.1 acres is buildable, see FIGURE 5. This is an unusual ratio and the primary reason for proposing a single
structure.
The proposed development calls for 92.29 beds per acre within the allowed C-D zoning of 200 beds per acre.
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BENEFITS TO THE COMMUNITY
This redevelopment provides purpose-built student housing directly adjacent to the University of Georgia.
Consolidating and increasing student housing as near to the University as possible draws students out of the
greater Athens Area and houses them within walking distance of campus. This will decrease vehicle traffic
to/from campus, offering much-needed relief to peak hour traffic counts. More students walking and biking to
campus increases student health and decreases vehicular emissions.
Acquisition of the former gas station now allows for secondary vehicular access to the parcel. Currently, River
Mill has only one point of ingress/egress. This poses a health and safety risk to residents and guests.
The western bank of the North Oconee River will be restored, making the community more flood resilient. By
removing structures and impervious areas from the floodplain and floodplain adjacent property, future storm
events will have additional available storage volume within the banks; ultimately, mitigating flood hazard risks
for this section of the North Oconee River.
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The proposed plan opens up commercial and river access areas to the public that are not available currently.
The streetscape and public parking invites pedestrians and drivers to visit the commercial space on Baldwin
Street. Extending the streetscape onto the eastern driveway invites community members to walk or drive to the
river access area and take in the beauty of the river. There are opportunities for public art to be displayed and
enjoyed in these areas.

Building area will be consolidated allowing for a decrease in impervious areas and an increase in stormwater
infiltrating areas. This will decrease the amount of stormwater entering the North Oconee River and increase
the water quality value of the stormwater. Providing time for infiltration and water quality treatment via
infiltration trenches and bioretention facilities results in cleaner stormwater entering one of Athens’ most
notable waterways.
The graphic below demonstrates how the redevelopment of this property provides a significant increase in the
Value Per Acre (VPA) of the site. The proposed project requires very little new public infrastructure with
associated maintenance and life cycle costs to the taxpayer but at the same time provides a nearly 400%
increase in the property’s value. But even more remarkable is that it does this while improving the riverfront,
reducing impervious areas, increasing public safety, and various other benefits enumerated in this report.
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This redevelopment provides new greenspace and public access to the North Oconee River, paving the way for
a greenway extension on the western side of the river, see FIGURE 6 below. Public parking and pedestrian
pathways will be made available to access this community resource.

FIGURE 6. A-CC Greenway Network Plan Map

PHASING
The project will be constructed in a single phase.

ARCHITECTURE
The proposed project site is just east of the University of Georgia Campus and is bound by Baldwin Steet to the
north, the rail line to the west, the North Oconee River to the east, and Oconee Hill Cemetery to the south. The
frontage on Baldwin Street will be anchored by a commercial/retail space with an allowance of space for an
outdoor plaza. This plaza allows for a public interface to the site. The building engages the ground with

pilasters at the main entry which also frame (as columns) an outdoor space for retail tenants at the first
elevated floor line over the commercial base; this provides an additional amenity for the retail tenants
and a more active engagement of the patrons with the streetscape of Baldwin. It also provides a view
angle down to the river-edge park.
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On the east façade, facing the North Oconee River, townhome units on levels 1 and 2 accent and provide a
residential rhythm and a lower scale to relate to the landscape; they also allow the building to step-down for
improved visibility from upper-level units.

The overall form of the façade is broken up by trim that creates a horizontal datum at the 2 level floor line and
again just below the top floor. Brick nodes are designated at the corners of the 10-story portion of the structure,
providing wayfinding and orienting the views toward campus. This z-shaped form extends above the parking
garage to provide additional views for the residents over the Oconee River. This form hugs a courtyard with an
nd
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open end on the south side and a pass-thru on the opposing end to allow residents ground level circulation away
from the vehicular routes.

The primary entrances and egress points of the building are framed in glazing to provide a commercial elegance
to the front façade. Brick nodes are designated at the corners of the 10-story portion of the structure adjacent to
the railroad, providing wayfinding and orienting the views toward campus. The roof line extends and slopes
towards those prominent view angles. Brick detailing around the windows and at every other floor-line provide
human scaling to the massing. Two prominent façades are provided with a significant portion of red brick to
provide visual intrigue at the entrance of the property and stadium side of the building. Refer to Exhibit A for
examples of architectural materials.
The residential unit stacks are manipulated to provide vertical transitional elements in the elevation within the
expected parameters of the River District. Along the western and eastern edge faces, red metal fins provide a
vertical break along the oblique angle at which you would walk along the building; these are set to maintain a
maximum spacing of 40’ between building modules.
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A greenery screen on the parking deck softens the concrete exterior; the intent is to reduce the amount of
screening as it transitions around from the courtyard side to the river side, as there are fewer opportunities to
see the screening. The vegetation on the screening will likely be synthetic to maintain a consistent look from
project completion throughout the life of the project. The roof of the parking garage will be an amenity deck for
the residents; an additional rooftop amenity is located on level 10 facing Sanford Stadium and campus.
Additional Information by the numbers:
1. Building height above average grade plane is at 117’-5” at the tower elements. Typical parapets are
112’-4” above average grade plane, and the top of the stairs at the amenity deck are at 72’-4” above the
average grade plane.
2. Fenestration Percentages:
1. 1 level (first 10 feet, minimum): 30.5% Provided.
2. 2 through 10 level: 24% Provided.
st

nd

th

VEHICULAR ACCESS AND PARKING
This project addresses both pedestrian and vehicular access from Baldwin Street. Currently proposed are 2
vehicular parking entries, 2 public entries, and 1 urban walk-up entry. The site currently provides only one point
of vehicular access. Providing a second drive will improve traffic conditions and allow safer emergency response
access to the site. The developer is actively pursuing an enhanced pedestrian connection with UGA. An attempt
to secure dedicated a pedestrian connection across the rail line was denied by UGA.
The development is served by a total of 745 off-street parking spaces. Additional on-street parking will be
provided along Baldwin Street via the dedication of additional Right-of-Way. Twenty public parking spaces will
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be located inside of the deck, and adjacent to the proposed river access. Gated residential parking is in the
central parking deck and behind the building to the south. The bicycle storage area provides space for 245
bicycles.
Institute of Transportation Engineers (ITE) trip generation rates, 10th edition, are included below for existing and
proposed conditions.
A full Traffic Impact Study has been completed and provided for review. Although the development triggers the
need for a decel lane per GDOT standards the low speed and urban nature of the site eliminate the need for a
decel lane.

TRANSIT
The proximity to the University of Georgia (UGA) campus provides short walking and biking commutes to
campus and downtown. Bus stops for all UGA routes can be found at Tate center 0.4 miles away. There is an
Athens-Clarke County (A-CC) bus station at the intersection of Mitchell Street and Williams Street for routes 12
and 27. On-site there is a bus stop servicing A-CC lines 25 and 27 to be replaced with a Level III bus stop

UTILITIES AND SERVICES
Existing multi-family units are served via Athens-Clarke County Public Utilities Department (A-CC PUD) sanitary
sewer and water services. A 6-inch water main along Baldwin Street provides water. In order to serve the
project, a portion of the main will be upgraded to an 8” main. The applicant has confirmed with A-CC PUD that
once this upgrade is completed, A-CC water and sewer can more than adequately serve this project. An 18-in
sanitary sewer main runs through the site and connects mains in Baldwin Street to a 24-in main along North
Oconee Riverbank. Post construction water and sanitary sewer shall operate in the same overall manner as
existing. Due to the nature of the existing infrastructure within the site, un-needed A-CC PUD utilities will be
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removed, re-routed, or replaced. Existing A-CC PUD easements will be abandoned where infrastructure is
removed, and new A-CC PUD easements proposed over new or re-routed infrastructure.
Conceptual water and sewer service layouts and connection points are shown on the plans and a water and
sewer evaluation letter has been submitted to A-CC PUD for their review and determination of serviceability.
The project is expected to generate approximately 144,206 GPD of total domestic water and sanitary sewer
demand. The following is a summary of the water and sewer demands of the project:

Water Demand = 144,206 GPD
Maximum Day Demand = 150.2 GPM
Peak Hour Demand = 375.5 GPM
Sewer = 144,206 GPD
Dry utility services such as electrical, cable, gas, internet, etc. will be coordinated with the individual service
providers. The applicant shall explore the opportunity for exclusively underground power utility, to improve the
streetscape and allow for greater tree canopy on-site.
Coordination has been underway with Georgia Power to find a site solution that has little or no impact to the
existing transmission structures. Georgia Power has reviewed the site plan and given preliminary approval
pending full construction document review.

STORMWATER MANAGEMENT AND WATER QUALITY
Currently, there are 6.27 acres of impervious cover on site. The proposed impervious will be reduced to 5.02
acres for an overall reduction of 19.8% across the site. The reduction in impervious will reduce the stormwater
runoff peak flow rates from pre- to post-construction; thereby, eliminating the need for stormwater quantity
control.
As discussed with A-CC Public Works during a Stormwater Conference meeting held on 07/12/2022, this
development qualifies for the Runoff from Existing Impervious Surfaces code section 5.4.7(b); thereby, allowing
runoff reduction volumes to be reduced proportionally to the amount of impervious surface removed from a
developed site. Runoff reduction volume will be infiltrated through infiltration trenches, bioretention, or other
Best Management Practices from the Georgia Stormwater Management Manual.
ENVIRONMENTAL IMPACTS
The site is bounded by the North Oconee River to the east, along with its associated FEMA Zone AE floodplain,
GA-Environmental Protection Division (EPD) state waters buffer, and A-CC riparian buffer.
The drawings have been updated to reflect the latest effective FEMA Flood Plain maps. There is currently 1
structure, 1 pool, and 34,490 square feet of the impervious area within FEMA’s floodplain. This project proposes
to remove all structures and impervious areas within the floodplain. Doing so will require disturbance within the
floodplain for demolition, but there will be no grading within the floodplain resulting in no change.
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A-CC Riparian Buffer is measured 100-ft offset of North Oconee River’s top of the bank. There are currently
34,490 square feet of impervious surface in the A-CC riparian buffer. This project proposes to remove all existing
impervious surfaces within the A-CC Riparian Buffer. All impervious surfaces within this buffer will be replaced
with slope-stabilizing vegetation. Minimal impervious surface will be added back in the form of a recreational
river overlook. No encroachment permit is necessary per A-CC planning department. Utility installation is
necessary within this buffer. An existing 24-in sanitary sewer main runs parallel to the North Oconee River. Tie
into this sewer main is necessary for this redevelopment; therefore, temporary construction impact to the A-CC
Riparian Buffer is unavoidable.

The GA EPD State Waters Buffer is measured 25-ft from the North Oconee River’s point of wrested vegetation.
No structural impacts are proposed within this buffer. A recreational path for North Oconee River access is
proposed outside of the state water buffer.

LANDSCAPING AND BUFFERING
Athens-Clarke County ordinances do not require developments in the downtown areas to preserve or
plant any trees. However, the applicant endeavors to provide an active public space that engages users and is
proposing an attractive streetscape with a significant number of new trees to be planted on site. Refer to Exhibit
A for inspirational imagery that is representative of the general approach to the landscape design of the urban
periphery, plaza, and pockets throughout the proposed development.
The site is bounded by Baldwin Street to the north. Streetscape here will include a bus stop shelter, seating
opportunities, landscaping, and upgraded hardscape materials similar to representative imagery provided in
Exhibit A. The site is bounded by the North Oconee River to the east, where a lower plaza will be situated outside
of the 25’ State Water Buffer and will act as an overlook to the River and surrounding area. Also within this
Buffer Area, an accessible sidewalk will be implemented to engage the public and activate this prodigious feature
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of the property. This site is also bounded by the Oconee Hill Cemetery to the south, the Athens Rail Line, and
Baldwin Square Condominiums (Parcel ID 171D2 G001B) to the west. A waiver is necessary and discussed in the
final section herein, for buffer along Baldwin Square Condominiums (zoned RM-1).

TRASH DISPOSAL AND RECYCLING
Trash and recyclables will be disposed of by residents via internal trash chutes. Trash will be collected and
compacted with a 30-yard compactor and staged on-site at a secured screened staging location outside of
security gates for collection via a private waste hauler. Commercial/retail waste will be disposed of by the lessee
in the designated retail trash and recycling waste room. Property maintenance staff will transport waste from
the waste room to the staging area for private waste hauler retrieval.

LIGHTING
Architectural accent lighting, parking lighting, and landscaping lighting will be utilized to appropriately satisfy the
ACC Municipal Code requirements (Section 9-19).
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WAIVER FROM ACC ZONING & DEVELOPMENT STANDARDS
1. Section 9-10-2 Ground Floor Retail. A waiver has been requested to allow relief from the ground floor
commercial requirements reducing the commercial spaces from 50% to 13.7%. The proposed
commercial spaces will be predominately located along the property’s limited Baldwin street frontage.
In order to further activate the Baldwin Street frontage, additional commercial space is provided via a
mezzanine with outdoor terraces overlooking the streetscape. Although not entirely ground floor, the
total commercial space along Baldwin is 15,027 square feet. The remaining property lines are bounded
by the North Oconee River, Oconee Hill Cemetery, and Athens Rail Line with no street access. Areas
adjacent to these property lines are not conducive to commercial areas.
2. Section 9-15-3 – Incompatible Use Buffer.
A waiver is requested to allow a reduction in the incompatible use buffer between the subject property
and the property directly to the west of the entrance along Baldwin Street. In place of the required 10foot separation, a 3-to-5-foot separation along with landscaping and fence is requested. The 10-foot
separation is unable to be achieved on account of providing two points of egress along the narrow
Baldwin Street entrance. The development is attempting to maximize the centerline-to-centerline
distance between those two drives for safety reasons. Additionally, there is a significant and varying
elevation difference between the two properties, so the 10-foot horizontal separation is much less
significant in addressing the intent of the buffer than the vertical buffering proposed.
3. Section 9-10-3 – Building Height.
A waiver is requested for building height within the C-D zone. From West to East, this site has
approximately 60’ of grade change creating numerous challenges for development. In addition, the
grading constraints associated with the Georgia Power transmission line limit the grading opportunities
around the building. Due to these constraints, the average ground plane elevation around the building is
relatively low, causing the average building height to exceed the maximum height in C-D zoning of 100 ft.
The building has been designed to maximize the views to the river and the additional height requested
allows for the greatest number of residential windows that will view the river. The request to increase
building height as defined by A-CC code is paramount to creating a structure that fulfills the intent of the
River Design Area.
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CHEROKEE BRICK - VELOUR BLACK

CHEROKEE BRICK - PRIMROSE

GRAY FIBER CEMENT PANEL SIDING

WHITE FIBER CEMENT PANEL SIDING

GRAY MICA II METAL PANEL

EXHIBIT A - ARCHITECTURAL MATERIALS

Athens River Mill
Athens, Georgia

GRAY FIBER CEMENT LAP SIDING

CHAMPAGNE METALLIC METAL PANEL

WOOD-STYLE MCM METAL PANEL SOFFIT

CARB RED METAL PANEL

BRICK CORBELLING ACCENTS

GREENERY SCREEN ON PARKING DECK

EXHIBIT A - ARCHITECTURAL MATERIALS

Athens River Mill
Athens, Georgia

BROOM FINISHED CONCRETE

SANDBLAST FINISH CONCRETE

CONCRETE PAVERS

BRICK PAVERS

EXHIBIT A - HARDSCAPE MATERIALS

Athens River Mill
Athens, Georgia

INTEGRAL COLOR CONCRETE

STREETSCAPE INSPIRATION

STREETSCAPE INSPIRATION

COMMERCIAL STREETSCAPE & PLAZA

ON-STREET PARKING / PROTECTED SIDEWALK

BUS STOP

RIVERFRONT AMENITY

EXHIBIT A - STREETSCAPE INSPIRATION

Athens River Mill
Athens, Georgia

